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Mr. Herb Finch

Republic Creosating Company
Division of Reilly Taxr & Chemical cotpondm .
7200 Walker Sxcex ]

Minneapolis, Minncescta

Re:  Market Valee Appraisal of the Repuhlic Creosoting Company Real Estate
Located at 7200 Walker Street, in St. Louis Park, Minncsota.

Gentlemen: )

We have complcted an appraisal of the above captioned property, as you requested, i
‘The attached repore of 76 papes presems the findings, analyses, and coaclusions
of our appraisal, and fully identifies the subject propenty. -

‘The purpose of this appraisal is to estimate the market value of the fee simple -
interest in the subjecct property. The appraisal is made, sybject to cextain
assumptions and limiting conditions which are listed In the report.

In our opinion, the subject property has a market valve, as of July 2%th, 1971, of :

ONB MILLION TWENTY FIVE THOUSAND DOLLARS-~=====-===($1, 025, 000.00)

Composed of: .
Land Value @ $1,025,000.00

Buflding Value @ $ -0-

Our value estimate Is made aficr a persanal inspection of the property. We have no
present or contemplatad finure interest in the subject propenty, nor is our jce
contingent on reporting a prodetermined vatue or upon the amount of value reported.
This appraisal his boon made in conformity with the samdands of professiont] conduct
and practice of the Amncrican Institute of Retl Estate Appraiscrs of the Notivoal
Association of Real Bstate Buards,” and of the Suciay of Real Estate Apprajscrs,
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Republic Creosoting Company Page Two July 29, 1971

We have taken rcasonable care in verifying the factual data presented in the rcport

and believe it is reliable. Professional cthics prohibit us from revealing the
conclusions of this rcport to othicr persons without your permission. The value
conclusion of this repot is our cstimate based on aceepicd real estate apprajsal =
practice. We belicve that the subject property will scll, should ft be offcxed, _ - )
&t about this value Lut no guaramtce is in any way implicd or warranted, . -

11 you have questions or comments after reading the appraisal xcport, please : -
contact us. .

Very truly yours, :
SHENEHON-GOODLUND -J#HNSON, INC.

Hlwad &, /W/Lf\

Howard B. Shenehon, SREA, MAI

. -t

James D. Kramer, . Appraiser -
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APPRAISER'S DE FINITION OF MARKET VA LUR

401872

Falr market value is dcfincd as “The highest price estimated in terms of moncy
which the property will bring If cxposed for sale in the open markes by a scller

who is willing but not oblizated to scll, sllowing a reasonable time to find a purchaser
who is willing but not obligated to buy and who buys with the knowledge of all the uses
to which it is adapted and to which it is capahle of being uged.”

REAL ESTATE TAX STRUCTURE BASED ON THE ASSESSMENT PAYABLE IN 1971
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About $15,000

Legal Description; Lot 1in Auditor's Subdivision Number 281,
- and Lots 25 - 48 in Bleck 306 in
Rearrangement of . Louis Park, Hennepin County, Mlnnesota.
Owner of Record: Republic Creosating Compnny
District 46,
District 46, Plat 51905,
- Plat 49920, 24 parcels,
Parcel 1000, Parccls 0010
Lot 1 trru 0240 ‘Total
Assessor's Estimate -
of Marxket Value: Machinery § 59,400 $ -0- $ 59,400
Tt I O
ing - 3
Total 3 $ , 75,
Full & True Value
@ 33-1/3% of
Maxket Value: ’
Machinery §$ 19,800 0- $ 19,800
Khe (iR AT 1B
Total » ? :
Assesscd Value @
40% Full & True: Total $290, 120.00
General Real Estate
Tax payable in 1971: Taotal $93,056.92 @ 4.28% of market value,
Asscssments payable
in 1971 Total $2,506.14
‘Total Real Estate .
Tox payable in 1971 Toatal 595, 06
Remaining unpaid
special asscssments:  Total .00
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REPUBLIC CREOSOTING COMPANY
PLANT OPERATION AND PROPERTY DESCRIPTION 401877

The Republic Creosoting Company started busincss {n about 1916 at this

S. Louis Park location, and 1971 is about their 55th ycar of operation. This
business consisted primarily of two parts, onc of which was the distilling of
coal tar in the refinery operation, and the othicr was the crcosote treatment of
cross-tics & timbers in the trcating plant. The 1969 gross annual revenues
for this business totaled about $2, 300, 000.00 to $2, 400, 000.00 composed of
about 507}, generated by the refinery operation and 505, gencrated by the treatment
operation. About 987 of the treating business results from contracts with the
Soo Line Railroad, Milwaukee Railroad, Chicago Northwestera Railroad,
Wheeler Lumber Bridge & Supply Company, and others, while the rema

2% is non-contract business. About 2553 of the total treatment business is
with Wheeclex Lumber Bridge & Supply Company.

‘The refincry operation processed about 400, 000 gallons of coal taxr per month.
This distillation process gencrates the two basic products which are creosote ofl
and the residual electrode binder pltch along with some roofing pitch.

‘The coal tar Is stored {n scveral large tanks until it is pumped Into the stills in
the refinery. Each still has a capacity of 5, 200 gallons and it takes two days

to complcte 2 run, one for boiling out the liquids and onc for removing the
carbon coke residue,

‘The liqulds were in the past graded according to boillng point, the first portion
was uscd in the now non-existent By-Products plant, while the last is used for
the treating of wood. The distilled creosate oils are used in the tresting plant
a&nd are also sold to various ether treating companics and cther businesses.
The By-Products department was formerly used, a great deal, for further

zefining of the light coat tar olls but, for business reasons, this operation
was discontinued. . -

Only four of the former 16 stills are capable of being operated. The other twelve
stills have been removed and their portion of the building is not now in use. The
remaining four stills nced to be completely rehabilitated and this was xeportedly
under consideration. The numerous tanks are used for the storage of coal tar
and creosote oil. Most of the tanks were purchased second-hand and all are over
30 yecars old. Scveral storage tanks have been removed, some will be removed
in the necar future, and many are not uscd to capacity. The refinery bullding is
quite obsolete, and reportedly this operation would not require a building to house
the cquipment if it were constructed at the present time.

The treating operation involves the utilization of most of Republic Creosoting
Jand arca. Nearly all of the railroad tics now stored on the storage yards are

owncd by the railroads. The wood cross-tics in inventory are typlcally owned .
by the following cntities:

Soo Line Railroad

. Chicago Noitinvestera Raflroad
Milwaukce Railroad
Republic Creosating Company
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The cross-tics have to ape and dry out for about 12 to 14 months before the wood
will accept excosate treatment when the (iber saturation point of about 35% is
rcached. When the cross-tics are ready for treatment, they are picked up by
- & trucks and thercaficr reduced in size 1o the specified size, have 16 holes

' bored in them, 8 at cach end, then are transferred to the Treating Bullding
! where the ties are put into the three rotorts and are subjected to high pressure
: and heat which forces the exrcosote oil into the wood over an 8 to 24-hour time
period. The treated cross-tics axc thervaficr immediately loaded into raflroad
owned open cars from the long dock and removed by the individual railroads.
‘This trcatment operation costs the railroads about $2.00 per tie. In addition,
the company owns about 200 to 300 piling poles which are stored in the noxth
yard., Oxher wood products stored in the noxth yard on the 244 acres lcasced
to Whecler Lumber Bridze & Supply Company arc owned by that company, and .
act by the Republic Creosating Company.

,
ar eam w o yab we 1 cmbamuen

R ‘The Republic Creosoting Company business has in the past prospered at ts -
) presemt location due primarily to factors which are associated with business -
- o and not real estate or other capital asscts. One of these factors is the unique
. railroad situation. The Milwaukee Railroad and the Chicago Northwestern Railroad
) ) both scrve this property, and the Soo Line Railroad, whilc not on direct line,
PO . has agreements with the other two raflroads that benefit the Republic Creosoting
" ) . business. Agreements that were contracied between the Republic Creosoting
Company and these three railroads that acerue oaly to the corporation and nct to
: the real estate have beea unchanged over the last thixty or so years. These
P tariff agrecments mean that the Republic Creosoting Company, instead of a
typical line haul switchiny charge of about $50.00 to $90.00 per car, is instead
_charged only about $13.00 per car for a switching charge. In addition, the Republic
Crcosoting Company's preperty is within the Miancapolis switching limits because
of its past cozzracts and this is an operating advantage. These railroad advantages
do nat benefit the real estate as much as they do the business since if the real estate
S . or land was redeveloped, the new owners would have to pay the current much higher
- rallroad switching charges.

Another §mportant factor for the Republic Creosoting Company‘s business is its
relationship with the Wheeler Lumber Bridge & Supply Company. For the past 30

or so ycars, the Wheeler Lumber Bridge & Supply Company has lcased about 24 acres
of land from Rcpublic Creosating Company along with buildings, somc of which were
xazed in 1963 and replaced in 1966 by new facilities including a 50-ft. by 200-fx.
warchousc. The total real estate rental has been about $3, 245.52 per year nct,

and this docs not fnclude any rental for the 24 acres of l1and. - This rental does not
economically reilect the value of the real estate leascd by the Wheeler Lumbey
Bridge & Supply Company, bir the difference apparently at least is made up by

the business that Wheeler Lamber Bridiee & Supply Company does with Republic
Creosating Company. The Wheeler Lumber Bridge & Supply Company ascs creosot

Jumbcr for the construction of bridges for Sate, County, and local units of
government . .
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Plant Operation and Propenty Description Contlnucd *01879

Some of the problems that the Republie Crcosotlng Company cacounters axc n:htod

to Its particular business, ordinance problems in St. Louls Park, and site

problems. The creosole treatment business has, of rccent times, been quire

variablc with many trcatment plants going out of busincss. A treatment plant fa

Tama, Iowa :cccmly went out of business and fts improvements were sold at

auctfon at scrap prices; and this also was the fate of a Riverton, Wyoming

trcatment plant. A more local example s the National Pole plant ia Fridley

which went out of busincss in about 1962 due to a reduction in cross-tie purchases ‘
by itg customer railroads and a desire to reinvest its assets in other Investmeees., N
National Pole sold its improvements to a purchaser as scrap, razed the buildirgs,

and sold the land to the Onan Corporation for their ncw plant site. The spur ixeciage
was elther sold at scrap prices and/or removed or buricd by the purchaser. All

the improvements of National Pole were sold at scrap prices and this is fairly goul
example of the speculatjve nature of this creoscte treating business.

.Another problem that has plagucd the Republic Creosoting Company 1s the k. Louis

Park ordinance. For many ycars, citizens have complained about air pollutica
emanating from the refinery and city officials have been closely checking soil aed
air for pollution. Pressure has been applied in the past by the City and will cetinee
unabated §n the future. This will no doubt result in demands for added capital
expenditures by the company for pollution control equipment which will not give

any added return to fts business. This is an example of obsolescence in this pimx.

A major problem for the Republic Creoscting Company is its site. Much of the
site is lover than the surrounding &. Louis Park land area, and it appears to bhe
a natura] drainage area with a high water table, somctimes above ground level.
Formerly much of the land arca was swamp and the subsoil conditions range from
acceptable to very poor in 2 variable patiern. The wet, peaty soll results i
places In spur tracks sinking In the ground, to unacceptable clevations, aod im
the lower levels of stored cross-ties sinking into the ground. Reportedly aboet
30% of the existing spur track in the yard area will be removed in the future amd.
s0ld as scxop since it inhibits the operation of the lift trucks which are moaxe
efficient for matcrial transfer than the spur tracks. Reportedly, surface water
drajnage from the surrounding neighborhood finds its way to-and collects on

- the subject property. There Is no storm sewer serving the subject property,

but one Is contemplated by St. Louls Park to be installed in the near future ak

a cost to the subject property of about $150,000.00 to $200,000.00, equalto ™
about $0.043 10 $0.057 per sq.ft. of land area. This futurc storm scwexr
asscssment may oxr may not benefit the Republic Creoscting Company business
equal to its cost, but it will no doulx add to the land valuc. The site is not
serviced by sanitary sewer but this does not adverscly affect the business to

any naticcablc exient.  City water has been servicing the propersty for the lase
few years. The added piling and foundation costs that will accrue to future
decvelopments on the §0.6-acre tract are traditionally and curremtly so reflioctod,
in this xcport, as a discount to the land valuc. Many of the buildings now om the
site have piling to depths of 30 fect or more.

e ——— SRR S = = * e ——
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Plant Operation aid Property Description = Contlaucd 401889

In spite of the obsolcte Improvements and cquipment, the Republic Crcosoting
Company in rceent years has been profitably operating amd has employed
about 90 employcecs. Over 907, of the bullding area is over 50 ycars old and
the cquipment is ncarly all over 30 years old since purchase and much of it
was purchascd sccond-hand, as was ncarly all of the railroad spur track,

It is quitc apparcnt that this business has, up unatil this time, been able to
quite uniquely utilize this type of capltal assct, and it probably could continue
to do so with improvements and replacements over the rcasonably near future.
The Republic Creoscting Company Is definitely a specfal purpose property, and
it is our opinion that no other purchaser or user could profitably use these
improvements except  the Wheeler Lumber Bridge & Supply Company’s
10,000 sq.ft. lcascd warchouse. If a straight line depreciation was used B
on the improvements kased on their respective ages vs, economic lives,

the improvements would neaxly all be 1007; cepreciated. We estimate that
ncarly all the improvements are 1007; depreciated with the exception being -~
the Wheeler warchouse which is fairly new. We have analyzed several special
purpose industrial propertics and submitted them elscwhere in this report.
‘These industrial sales are similar to the Republic Creosating Company's xeal
estate; and they indlicate that the improvemeants axe depreciated at the time of
sales at 905, to 1007; levels. These comparable sales, fn our opinion, lend a
measure of support to our estimate of depreciation. Many of the clements of
value for the Republic Creosoting Company improvements are rclated to
business factors and have value only as long as the business is continucd.

‘The numcrous Republic Creosoting Company improvements that are subject
to this appraisal arc hereafter listed and described to a limited extent. The
1and value is separately appraised, based on comparable land sales.
Supportingz data, such as comparable land and building sales, are submitted
elsewhere In this report.

SUMMARY OF REPUBLIC CREOSOTING COMPANY IMPROVEM.ENTS '

RAILROAD TRACKS

1. Standard gauge; 70% mallroad spur track including rafls, tics, & ballast; -
16, 713 lincal fect. .

2. Norrow gauge; 207 railroad spur track including rafls, ties, & ballast;
22, 160 1linzal feet.

3. Special narrow gauze within standard gauge spur track including rails,
ties, & ballast; 2,476 lincal feet.

4. Standard gauzc switches & frogs;: ten are fee-owned,
S. Narrow gauge switches & frogs; scventeen,

STORAGE TANKS

6. Concrete tar cistern: 333, 000-gal. capacity, hut only 178, 000-zal. usahic capacity.

7. Storage #£1: 20°-0” diamcter x 20°-0" height. 47,040-gal. capacity; usable;
stecl/wood kase: 1-inch insulation; age @ 1919, :

8. Storage £2: 23°-11" diamcter x 28°-6" helgin. Stecl/wood kase; Iasulated; 9 :
usable; ape @ 1919. 95, 783-gal. capacity.

9. Storage £3: S54°-1" diamcter x 30°-0° lwight. Siccl/wood hase; aat fnsulated;
oge (uscd) @ 1919.  §3Y, 980-gal. capacity. Poor comdition but partially usable.

—




Plant Operation and Property Description - Continued

40183y
Sorage Tanks - Cont'd, ’

10. Storage #4: 38°'-0" diamcter x 29°-0" height. Stcel/concrote base;
insulated; age @ 1918; usable. 246, 036-gal. capacity. )
11, Storagc #5: 40°-0" diamcter x 25°-0" height. Steel/wood base; insulated;
age @ 1918; usable. 235,000-gal. capacity..
12, Storage #6: 40°'-0" diamcter x 25°-0" height. Stecl/concrete base; ) ...
not insulated; usable; age @ 1918. 235,000-gal. capacity. : o
13. Sorage £7: 27'-4"diameter x 23'-0" hefght. Stcel/concrete base;
not insulated; usable; age @ 1922. 100, 924-gal. capacity.
14, Storage #8: 27°'-4" diamcter x 23'-0" helght. Stecl/concrete base;
not insulated; usable; oge @ 1923, 100, 924-gal, eapacity.
15. Storage #9: 21°-1" diameter x 20'-0" hcight. Stecl/concrete base; -
not insulated; age @ 1928; bad condition; contains sludge & water, - °
50, 560-gal. capacity. .
16. Ground Tank #1: 5°'-9" diamecter x 10°-0" lcnpth. .Steel; buried;
purchased second-hand in about 1920. 3, 120-gal. capacity. .
17. Ground Tank #3: 6'-2" diameter x 58°-6" length. Steel; buried: i
age @ 1920 +. 13,079-gal. capacity. . L
18. Ground Tank #4: 6'-2" diameter x 65°'-5" length. Stecl; buried; . .
age @ 1920. 14, 616-gal. capaciry. )
19. Ground Tank 5: 7'-5" diameter x 16°-0"length. Seel; buried;
age @ 1920.. 5, 200-gal. capacity.
20, Tank #27: 10°-0" x 35°-0"; steel., 20,551-gal. capacity.
21. Tank $28: 110" x 27°-0"; stcel. 16, 185-gal. capacity. .
22. Tank =29A: 11'-0" x 27'-0"; steel. 7,000-gal. capacity.
23. Tank #29B: stcel. 9, 185-gal. capacity. :
24. Storage #1l: 7'-8" diamcter x 28°-2" helght. Riveted steel. 10,047-gal. capacity.
25. Storaze #12: 7'-8" diamcter x 28'-2" height. Riveted steel, 10, 047 -gal. capacity.
26. Storage #13: 7°-2" diamcter x 32'-3" height. Riveted. 10, 089-gal. capacity.
22. Sorage #14: 7°-5" diamcter x 32'-2" height. Rivcted. 10, 624-gal. capacity.
28. Sorage =15: 7'-8" diameter x 28'-2" height. Riveted. 10,032-gal. capacity.
29, Storage #16: 7'-8" dlameter x 28'-2" height. Riveted. 10,032-gal. capacity.
30, Storage #18: 12'-6" dlamcter x 28'-0" height. 25,704-gal. capacity.
31, Storage #19: 12°'-6" diamcter x 28°-0" height. 25,704-gal. capacity.
32, Storage £20: 15'-0" diamcter x 23°-0" heigit. Insulated. 30, 404-gal. capacity.
33. Fuel Ofl - G.T. #13: 5'-6" x 22'-0"; welded; buried; 4,000-gal. capacity.
84. D.O.: 9'-0" x 21'-0"; welded; 10,035-gal. capacity.
35. Gas Tank: 7°-9™ x 33'-6"; rivcied; buricd; 12,086-gal. capacity.
36. Storage Tank ¢1 - Treating Plam: 20°-0" dlamcter x 20°-0" height; riveted steel;
insulated; concrete bise; 47,000-gal. capacity.

87. Storagc Tank #2 - Treating Plant:  20'-0” diamcter x 15°-0” height; riveted steel;

insulated; eoncrete ase; 35, 000-gal. capacity.

38. Storage Tank £3 - Treatyng Plamt: 20°-212" diameter x 20°-0" helght;
riveted steel; insulaled; concrete base; 47, 785-gal. capacity. .

39. Storage Tank €4 - Treating Plant: 20°-0" diameter x 20°-0" helgiz; rivcted steel;
insulated; cancrete Iase; 26, 200-gal, capacity.

40. Storage Tank €5 - Treating Pam: 21°-1% diamaer x 20°-0” height; riveted steel;
insulated; concrete hase; S0, 580-gal. eapacity,

41, Storage Tank 6 - Treatlng Plam:  12°-6" diamcter x 24°-6" height; steel; welded;
concrete bane; not insulcd; 20, 303-gal. capacity.

.
et o i %

Total Sworage Tanks, 2, 468, 880-gal. capacity; cquivalent 1o about 330, c.'(l?blc feot,
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Plant Operation and l'ro'p_cn! Description - Continucd

FENCING

42. Trcated posts; 10-ft. apart; woven wire; barbed wirc on top; '
vezy poor condition; rcplacement has been actively considered; 6, 300 £1lincal feet,

SMOKE STACKS )

43. S-ft. diameter x 100-‘!. heigit in 1958; plus 5-ft. diamcter x 85-ft. helght :
in 1939; Total of 18S feet @ $135.00 per foot including wires cost. :

BUILDINGS

44. Loading Dock: 650° length x 32° width x 3° heigit. Concrete construction
over fill & 196 piles. 20, 800 sq.ft. ]

45. Office and Laboratory Building: Two lcvels; age @ 1916-1922; brick & concrete
construction; unfinished basement; partially finished upper level;
creosoted block floor; 44.0° x 56.7° x 2 = 4,990 sq.ft.; Say, 5,000 sq.ft. GBA

46. Blacksmith Shop and Washroom Building: One-story; age @ 1916-1922; -
masonry walls & floor & ceiling; basically unfinished; 46" x 26° = 1,196 sq.2.;
Say, 1,200 sq.ft. GBA.

47. Garage: About 6 stalls; masonry construction throughout; age @ 1916-1922;
52.8° x 26.8° = 1,415 sq.ft. GBA.

48, Tar Shed Building: Seel frame; age @ before 1920; sheet iron exterior;
poor condition., 77'x 28° x 25° hejght <+ 25°'x 16" x 20° height = 2, 555 sq.fr. GBA.

49. Fire Pump House: Brick & concrete; 18" x 25%; age @ before 1920;
gross buildirg arca = 450 sq.ft.

S0. Scale House: Age @ 1920%; masonry construction; 14° x 14° x 10° height
= 196 sq.ft. GBA,

S1. Refinery Building: 259°'x 78'-5" + 42'-7"x 10° x 15-ft, to 30-ft. high.
Brick & coacrete construction; crcosote block floor; houses 4 stills, condensers,
and bollers; designed for 16 stills but only 4 are in operation; about SO ycars old;
poor coadition: 23,114 sq.ft. GBA.

$2. Boiler & Pump Building: Brick walls; age @ early 1920's; concrete floor & =
piling foundation; 71'-7" x 47°-5" x 25°'% height + 10" x 27'-8" x 10' heiglt
= 3,684 sq.ft. GBA.
Bollers & Controlls: One @ 310 h.p. plus onc @ 110 h.p.; 30 years ald;
$30, 000.00 cost new, Icss 115 already reflected in base costs. -
11%% for heating buildings and 897 for manufacturing.

53, Tank House: Sicel frime; about 50 years old: shect iron exterior;
§9' x 37'-5" x 25'%hcight = 2,213 sq.ft. GBA,

S4. Locomotive House: Brick walls; concrete foundation on piling: age @ about 1925;
wood anncx; 19'-8" x 22' x 12'height + 8' x 13° = 540 sq.ft. GBA.

85. Adzing & Boring Mill Duilding: Age & 19304 brick & masonry construction;
concrcie foundation on piling: 12' to 20° helght; 31' x 63 + 12°-5" x 20'-3"
n 2,207 sq.ft.;: Siy, 2,200 sq.R. GBA.

$6. Incising Building (Old): Masonry construction; onc-story; over SO ycars old;
34°-8" x 35'-7" = 1,242 #q.0. GBA,

$7. Trecatfyy Retort Muilding: Brick wall with -inch Insulation; concrcte floors
concrete foundiation on piling: steel frame roof supports; Insulated roof designed

to conserve the heat of the cylinders; age @ 19 14; 112 piles 30-t. long. d

197°-8" x 32' x 10'% ligt = 6,330 sq.ft. GBA.

11.

v p




61.

) Plant Opcration and Pro roperty Description - Continucd
- 40183
Bulldings - Cont'd. . . ) .
) §8. Washroom and Lunchroom Bulldlng‘ Onc—sto:y masonry construction;

over 20 ycars old; structural cracks due to poor subsoil; plumblng & heating; -

46' x 26' = 1,196 sq.ft.; Say, 1,200 sq.f. GBA.

Incising Duilding #2: Age @ 1967; mctal. concrete floor; unheated; (remwahle).
20' x 24' = 450 sq.ft. GBA,

Pitch Pan (Tar Cooling) Duilding: Age @ 1957; concrete foundation; -
loading dock; mctal exterior; gable roof; nlrcondmcn. - . ..
36°-5" x 88' = 3,212 sq.ft. GBA. < - -
Stoxrage/Sheds/Sawhuildings, etc.: Older; generally poor condition;

wood and metal construction. i

(a) Plancr Building @ 17° x 13° X

(b) Tool Housc @ 16" x 10"+ T )
(c) Sawmill @ 13'-5" x 14°-5"% - - N
(d) Car Puller House, South € 12°' x 15'%

(¢) Car Puller House, North @ 8° x 152

() HoistHouse G 8' x 18'%

(&) Wood Shed € 24'-3" x 23°

() Lift TruckGarage @ 24' x 14°

(1) Planer Shed @ 10' x 23'%

() Planer Building € 8 x 10° .

() Sawmill € 18* x 229" + 8' x 10°

() Saw & Boring Shed @ 40° x 13'2 .

Ttal Miscellaneous Sheds @ 3,238 sq.ft.; Say, 3,250 sq.f. GBA. .

Wheeler Warehouse: Age @ 1966; cost new @ $27,796.00; S0° x 200°;
12-inch concrcte block walls; unfinished interior; concrete floor; gable xoof;
no heat; minimum lights: no plumbing; could be sold scparately from main plant;
10,000 sq.ft. GBA.

Wheeler Lumber Storage: Age @ 1964; 1967 Addition;

pole construction; metal gable roof; two mietal walls open on two sides;
concrete floor; no heat, lights, or plumbing;

75-5" x 119' + small shed of about 10° x 12°

= 8,748 sq.ft.; Say, 8,750 sq.ft. GBA. -
Wheeler Garage Buﬂdmg- Mctal walls & roof; concrecte floox;

age @ carly 1960's; wood post & beam; thrce truck doors;

unfinished interior; 90'-5" x 35° = J, 168 sq.R. GBA.

Whecler Omce Building: Concrete block & stucco walls;” gable roof;

age @ 19572; double-hung windows; lunchroomn; toilet; locker room;

18*' x 20' + small hall of 15 sq.ft. = 375 sq.R. GBA,

Total Gross Dullding Arca Excluding Dock Arca = 80,573; Say, 80,500 sq.ft. GBA.

,-:.—_:r s -.. . _- ] - . 12
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“worth factors which will be applied to respective projected future investmernt precceds,

- .._ . . = e Fac s i o conemareeil,
MARKET VALUANTION ANALYSIS

For the purposcs of this analysls, it Is our opinion that a well-informadd investor would plan
on xccapluring the initial investment in the subject industrial park land on a demand orjented
basis through sales or development over about a 5-ycar period of time at the rate described in
the followlng Valuation Analysis, with the retafl land values for an industrial building site
increasing on the average at the rate of plus tea percent per ycar from the $1.00 per sq.ft.
land value that is cstimated for the year 1972, assuming specfal assessments paid and sofl
corrccted. The land development costs which include strects, curbs, gutters, sanitary scwer,
storm scwer, city water, strect lizhting, ard engincering costs are assumed to he completely
capjtalized and paid for as of the date cach site is completely developed or sold with initial
costs which are cstimated at about 20¢ per sq.ft. of nct land area for the year 1972, with

soil correction costs similarly capitalizcd amounting on the average to about 30¢ per sq.ft.
of nct land arca ia 1972 rising also at 107 per ycar.

In this valuation analysis, the prejected gross retail land sales procecds generated by the
sale of the industrial land aiter all Jand development costs are paid are valued by discounting
the respective {uturc annual gross land sales procecds over the projection period, by a factor.
which includes a gross return oa and reeapturce of that portion of the real estate investment
related to cach of the respective projected gross land sales proceeds. This valuation process
results in the present worth or market value of the serics of gross income payments over the
projection period, and reflcets an ownership position {or the xeal estate frec and clear of
encumbrances such as morntgage debt. The market value of the real estate estimated by this
valuation analysis s equal to the sum of the present worth of the series of gross annual
fncome payments resulting from the profacted future sale of the recal estate, and Is subject

to the successful complction of the Industrial park development, -

In our opinion, based on the hereinafter submitted market data, a reasonable and curxently
competitive discount rate which can be utilized in this valuation analysis for this rea]l estate
Investment is 257, The discount rate of 257, is used in obtaining the appropriate present

‘The presem worth factor can be obtained from several sources, one of which is the
Financial Compourd Interest and Annuity Tables, Fourth Edition, as published by the

Financial Publishing Company of Boston; and the appropriate prcsent worth factors are
utilized in the following valuatica analysis.

‘The Republic Creosoting Company land arca is 80.6 gross acres and, bascd oa recent
industrial park devclopmenis, about 75 nct acres after roads can rcasonably be projected
for sale as industrial sites after necessary roads arc installed amounting to about 7% of the
gross land area, Bascd on a study of available market data, it is ocur opinion that about

1S industrial sites of about 5.00 nct acres cach can be sold or developed in this proposed
fndustrial park at the rate of about three transactions per year, over a 5-year devcelopment
pexiod with the first full year's sales procceds being received as of July 30, 1972. Much
of the data supporting these assumptions Is hercinafier submitted In this report.  The total
Jand development costs amount to the 30¢/sq.fi. soll corrcction costs + 20¢/sq.%x. for all
other assessments for a total of 50¢/sq.ft. for the Arst full ycar in 1972, This land

deveclopment program is projected at the average rate of 15 acres pex ycarx which is equal
to about 653, 400 sq.ft, per year,

The total land development costs are projected at about S0¢/sq.R. x 653,400 sq.&x., or
$326, 700.00 for Lhe fixst year of sale,

Por the purpose of this land valuc analysis, the $40, 000.00 cstimated removal costs at about
SD¢/sq.ft. for the 80,500 sq.lt. of building arca and an estinated $15, 000.00 costs at
abowt 45¢/5q.ft. for removing the storage tank  are assumad to be offsct by the deprecioted
valuc of the ncwer 10, 000 sq.ft, Whevler Warchouse Inilding, while the salvage value of

the rallroad tracks probably would offsct their removal costs,  The existing improvement
valuc would offsct the improvement rumoval costs which will allow the kuwd to be redeveloped,

17 |
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t Valustion Analysis =  Conmtinged . - ‘ i )
ATION ANALYSIS FOR THE SUBJECT INDUSTRIAL '!ARK LAND
) Sole Proceeds Sale Proceeds or Less Land Projected Presem *
or Equivalent Net Ground Leasc Valus Developmenz Costs  Iavestment Worth Preseat We
,iption of Parcel Ground Leass Lnnd Pald in Year Retura Factor or Markee \
dustrial Land Value Reccived T $/Sq.Fr. of Transactioa to ba G 25% of Zach Fe
1 or Leased On These Dares g (+10%,/\’earx) {+10%/Yearx) Discounted Discount Invesimers '
irst year's © asom 653,400 X $1.00 = § 653,400 <« (5 326,700) = § 326,700 X 0.800 = § 2612
la of 3 sizes. .
cond year's . 730723 653,400 X $1.10 = § 718,240 - (§ 339.370) = § 359,370 X 0.680 = § 229,¢
lc of 3 sites. . - .
:ddyga:;r : 2/30/74 653,400 X $1.21 = § 790,614 <~ ($ 395,307) = § 395,307 X OS12 = § 202:
(] C8e - -
ourth yeaxr's 7/30/78 653,400 X $1.33 = § 859,022 - (5 434,838) = § 434,18¢ X 0400 = § 178,
e of 3 sixes. . .
Fifth year's 2/30/76 653,400 X $2.46 = § 953,964 -~ ($ 478,322) = § 45,642 X 0,328 = - § 1S6,
sale of 3 sites. . g
1g for this S-Year Development 3,267,000 X $1.22 = §3,985,740 ~ (S1,994,537) = $1,99),203 X 0.816 = §1,027,
&.l;t. Avcrage Retail @ 50.61 € 50.61 Average € s.
Sales Value per Sq.Fee per Sq.Ft. Discount per Sg
75.0 Acxes Proceeds Land Average Average = Factor Aver:
* t Roucd:
Say
- - . . . h
325,000.00 Land Valus & £0.6 Acres = $12,717.00 Pox Gross Acre. . a
: M . M m .
) Do @
.- O
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i
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Mazkct Valuation Analysls - Continucd

- 101899

CONCLUSION

Bascd primarily on this valuation analysis with rcasonable support from the
eumparable market data submitted clsc\-.'hcrc fn this report, it Is our opinion
that the subjoct land has @ market value in “as §s™ condition, cxclusive of nny
land development costs, subject to a buycr assuming all cxlsu.ng spechl
asscssments, estimatcd as follows:

FR - p

ONB MILLION TWENTY FIVE THOUSAND DOLLARS----($1,025,000.00) ~ -

‘The followins analysis of the $1, 025, 000
land illustrates that the 257 discount rate adequatcly allows for the expenses that
will be incurred by the dcvclopmcnt of the land so that an adequate “before™ and
“after” tax yield can be obtained on this investment.

‘The $1, 025, 000.00 market value estimate equals about $0.29 per sq.!t. of gross
land arca and also cquals ebout S12,717.00 per gross acre. ‘This market value
level is similar to the prices paid for recent industrial land sales for larger tracts,
six of which are submitted as Comparable Market Data - Industrial Land Sales Ia

. the addenda of this rcport. These six projects are summarized as follows:
. : .- Land Arca in Acres Price Assess-
Sale and Per ments
[ ] Project Date of Sale Acre Paid
¢ 3. Industrial park location 15.56acres 8/30/68 $7,095.00 No
“16. General Mills lapd 45.5 acres $5/64 $7,057.00 No
17. Geueral Mills 1and 30.0 acres 9/64 $7,492.00 No
18. Dart Industrial Paxk 100.0+acres 2/70 $10, 000.00 No
20. Memorcx land $0.0 acres 1970 $9,000 No
©21, Tescom site 30.0 acres 1970 $8,652.00 No
¢ Adjusted to reflect assumptions of special asscssments w.huu.
- - 19
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IVESTMENT CHARACTERISTICS ANALYZED

.« Gross scheduled income realized from
developed land sales:

e Less real estate taxes projected at 4.30% of
market value on balance of unsold land:

« Less land sales or lease commissions or

" expenses at 10% of first $50,000 + 6.00%
of next $450, 000 + 3.00%, over $500, 000;
3 transactions/Yr.; commission on salesprice
less lend development costs on Line £7:

'» Less miscellancous costs such as legal fees
at 0.5073 on Line #1:

« Equals the annuil income before paying state
and federal corporate income taxes:

‘s Less the original cost of the land sald

. {current Market Value "As Is"):

« Less land development cost for the land sold:

-« Equals annual income, subjcct to foderal
and statc corporate non-capital gain
income tax rates:

'« Corporate income tax @ 22% on first $25,000
+ 4877 thereafter + 11,.33%, state tax on balance:

‘s Net spendable Income achieved from
land salcs proceeds equals Line 85
minus Line €9 minus Line #7:

» Total present worth of each annual spendable after-tax income payment discounted to yield 7.75%

v !

e A

SUBJECT INDUSTRIAL PARK LAND DEVELOPMENT INVESTMENT YIELD ANALYSIS

Investment Results Recelved as of July 30 of the Following Years:

1972

1978

1974

1975

1976

¢

os

$653, 400
$ 93,000

$ 25,600
$ 3,267
$531,533

$20s, 000
$326, 700

Q-

$204, 833

s 0 '73)

$718,740
$ 54,000

$ 27,562
$ 3,594
$633,584

$205, 000
$359, 370

167) $ 69,214

$ 3L,53%7

$242, 677

$790, 614
§ 55,000

$ 29,718
$ 3,953
$701,943
355,307
$101, 635
$ 49,009

$257, 627

$869, 022
$ 39,000

$ 32,051

$ 4,355

$793, 626
$208, 000
$434, 838
$153,788
$ 77,118

$28), 673

$953, 964
$ 19,000

$ 34, 539.
$ 4,770
$895, 655
$205,000
$§478,322
$212,333
$108, 666

$308, 667

‘Total

$3,985, 740
$ 260,000

$ 149,470
$ 0,929
$3,556,341
$1,025,000
$1,99+<,537
$ 536,804
$ 266,327

$1,298, 477

equals the current “as is™ market value excluding any required non-existent or existing land development costs (line #6)
equals $1,026, 535.00; Rounded to, Say, $1,025,000.00 which cquals the estimoted market value of the land
as of the date of appraisal (line #6) excluding all ass¢ssments and land development costs.

1t {3 our opinion thar this 7..75',"', tax-free yicld is a minimum yield for the $1,025,000.00 land investment to be

economically warranted, but it is sullicient 10 attract an investor.
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COMMENTS ON THE LAND DEVELOPMENT INVESTMENT YIELD ANALYSIS

The previous investment amalysis {llustrates the possible results of purchasing the
subjcct property at the $1,025, 000.00 market value which assumes all land
development costs arc assumcd by a buyer. This situation is based on the premise
that the purchasing cntity has the subject real estate as its only assct, and that it
will liquidate its investment in that asset over a S-ycar period with no ather income
or expenses avallable to affcct the investment, In this case, the yicld would be
about 7.75% because no offsetting tax shelter was available to protect the taxahle
income that would be generated by the land sales or lease program. A feasible
situation suggesiced by the analysis would be for an investor to purchase the subject
property because it had excess tax shelter which it could offsct against the taxable
income gencrated by the land sales program to xesult in a larger afier-tax retum.

A realistic situation involving a probable pruchaser of the subject property at the
appralised maxket value would be a major institutional lender or investor who would Sy
be intercsted in a sale-lcaschack type of investment in which they would buy the

fee simple interest in the subjcct property and lease back the land for industrial park
developmicnt. The sale-leascbhack transaction would provide significant necessary

tax shelter for the ultimate industrial park development since the ground rent is
considered an operating expensc and not a capital expense by Internal Revenue Sexvice.
‘The fcc simple ownership of land in an industrial development is a non-wasting asset
that cannot be depreciated as can the improvements; while for an ilustrial buflding
Jeaschold development, a land Investment is not necessary and the leaschold
investment Is an optimum tax-shclicred investment.

‘The new tax laws now allow only 1507 depreciation compared to the past 200% and
sum of the year digits mecthed which allowed greater tax shelter, and the land lease
program would replace this loss of tax shelter. It is our opinion that the previous
Land Development Investment Yicld Analysis™ lends a measure of support to the
appraisecd land value since the estimared yiclds are competitive with alternative
investments as noted in the hercinafter submitted investment yield exhibits. .
‘The sale of the subjcct industrial park land, subject to the S-year successful
development through a limited partnership investment vchicle, could prove to be
a good mcdium through which the sale of the subject property can be achieved for
it could be structurcd to provide an annual dividend for many investors which cannot
be obtalned in the bond market with land buy-back provisions which when executed
would provide capital gains to the limited partnership interests.

I. Recal Estate Tax on Land ) .

‘The basc real estate taxes as directed by District Court on the property as of

January 2, 1968 payabie in 1969 were based on 2 market value of $l 818, 000.00
including a land valuc of $1, 167, 600.00,

The payablc in 1971 base real estate taxes arc $93, 056.92 at about 4.30%, of the
agscssor's market value estimate of $2, 175, 900.0V including land valuc at
$1,569,600.00 & $19, 474.00 per acre or $0.447 por sq.ft. Assuming the
samc mill rate, the 1972 real estate tax will be the sanwe at about $93,000.00. 4
If the improvements are razcd in 1971, the real estate tax for 1973 would probably .
be bascd on the asscssor's land value of $1, 569, 600.00 x about 4.30% tax factor
x 80, of the remaining unsold land for a tax cstimated at $53, 994 .oo. Roundkd to,

&,. iﬁlm.m. . . 21
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Commcents on the Land Dcw.:_lg[‘ll;icnt Investment Yicld Analysls = Continued

f. Real Estate Tax on Land - Cont’d,

‘The tax for the ycar 1974 will he cstimated at about: 40189
{45¢ per sq.ft. + 20¢ per sq.ft. special asacssmcnts), or 3
$28,314.00/acre = 45 nctacres x 4.30% = $54,768.00; Say, $SS5,000.00.

‘The January 2, 1974 asscssments payable in 1975 & 1976 will probably be based
on 3 remaining land value of:

(50¢ per sq.ft. + 20¢ per sq.ht. special asscssments = 70¢/sq.ft.), or
$30,492.00/acxc; Say, $30,000.00 per acre, and shown as follows.

1975 Tax @ $30,000.00/acre x 30 acres x 4.30% = $38,700.00; Say, $39,000.00.

1976 Tax @ $30,000.00/acre x 1S acres x 4.30% = $19,350.00; Say, $19,000.00.
lanation:

‘The base real estate tax oblization should be equal to the appropriate mill rate times
the assessed valuation. The assessed valuation is required to be equal to 40 of the
sdjusted market value. The adjusted market value is required to be equal to 33-1/3%

of market value. The above relationship can be used to obtain a base real estate tax

factor equal to a percentage of real estate market value and this tax factor is
calculated as follows:

St. Louis Park Base Real Estare Tax Rate : - c.

Base real estate tax = 322.22 payable in 1971 Village of St. Louls Park mill rate.
- = 0,32222 x 0.40 x 0.33333 x market value. .
. = 0,4296 x market value.
= 4,30% of market value,

‘The projected land values conform with the provisions of the State law, which stipulates
that platted acxeage will not be valued for more than adjacem equal unplatted land.

_When utilitics and strects are completed, the Assessor typically will increase the

taxes hased on special agsessment value or cost.

H.  Realtor's Commission on Land Sales

Recommended Realtor Fee Schedule for Services. .
Greatex Minneapolis Arca Board of Realtors. .
(As Revised October 22, 1969). : )

“The followlng schedule of fees s recognized as prevalent
in Minncapolis and the suburban area and is recommended

as a fair and cquitable basis of componsation for . ,
Realtor service. )

THE SCALE OF RECOMMENDED REALTOR PEES AND -
CQIARGES IS AS FOLLOWS:

FEES ON SALES - ARTICLE (A)
(All Fecs Arc Payable At Closing Of Transactlon)

Scctlon 1. For making sales of real estate: On all sales ol
improved property, 6% on the first $500,000, ami 3 oa tho
balance over $300,000, On sales of unlmprovc.\l reskiential 22
¥, 105. Onsales of unimproved ¢ uunnwrchl and
> Amdustelal property; - 0, o e Lirsd S, mll ol \.tlu-- oy on
the next $A8h, lllb and 1'_'. - u bdance ‘over S0, U(If

-
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Comments on the Land Develupment fuvestment Yicld Analysis - Continucd

M.  Lam! Development Discount Paclor 401834

The discount factor hokly the key to the real estate development’s financial success
or failurc. The cost of mancy invested in the project is refliccted by this discount,
which can be called a “carrying charge”, )

Carrying chargces can be 1fl:cned to interest; thoy represcnt the financfal xcturn the’
fnvestor rightlully carns from this kind of underiaking. Investor's fumxis go for land
acquisition, anl for mecting all direct and indireet development expenscs involved
in bringing the fmproved land to the market. Since the risk is great in a land
development program, anticipated carnings are expected to be correspondingly high
ar at lcast competitive to cther real estate iavestments. -

The risk element in carrying charges is dircctly related to the factor of time. Any
land developer is in effcct gambling on time; too much of it and bis profit is in
joopardy. Once land has been acquired, inftial land cost is fixed. The only two
varlables remaining then, assuming that the sales income and development expenses
are in linc with estimates, are the carrying charge and developer's profit. Any
delays in the land liquidation schedule can result in higher carrying charges and
reduction in profits. Counversely, profits can be enhanced if the sales program is
accelerated,

It Is our opinicn that a 255 factor reasonably well reflcets the annual rate of

discount on rctafl land sales for a 1and development program. This rate was .
sclected afier studying the afier-tax investment yiclds of other real estate -
investments which would compate for the same investment dollars that might

be sttracted to the land development.  Since a 10037 cquity position in a land

development offers minimum “tax shelter” opportunitics compared to the "tax

shelter” available for investments in apartment buildings, office buildings, moeels,

and ather building projects;. the factor uscd to discount future inrcome realized from

the sale of developed land at retail prices must be high enough so that afier all costs

such as income taxes, s:les commissions, and real cstate taxes are paid, that the
after-tax yield would be great enough to warrant the capital investment. It is

assumed that the retail land sales would not qualify for capital gains treatment,

Federal income taxes will be paid on the difference between sales price less

sales commission and miscellancous costs, less annual real estate taxes, .

less the book cost of the land which is the original price of the land sold,

less any lard development costs. The 253 discount factor or present woxth

factor results in after-tax yiclds over the land sales period bascd on the original

purchase price which is, in our opinion, a reasonable rate of after-tax yield fox .
the puxchase to be considercd economically feasible if a land sales program is proposed.

) DISCOUNT TABLB
Present Valuc of a § Sale 25% Present Worth

at the End of Year: Discount Factor:
1 1s Multiplicd By * 0.800
2 1s Multiplicd By 0.640
3 Is Multiplicd Dy 0.512
n 1s Multiplicd By - 0.410
- S Is Multiplicd By 0.328
) 1s Multiplicd By . 0.262
7 Is Multiplicd By 0.210
] 1s Multipticd By 0.168 e
9 * Is Multiplicd By 0.134
10 1s Multiplicd By 0.107 23

The discount rates or present worth factors as shown above were olxalned from the

followle g source: "Financial Compoumd Itere:a amd Annity Tables = Fourth Adhlition®,
aldialest bw Winaneiad ldichine Conuvmiay - naton Maveschowste
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" : Comments on the Land Development Investiment Yicld Analysis - Continucd
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! IV. Land Devclupment Cost Analysis ' 401895 )
s Retafl land valucs assume that all expenses nocessary to develop thic retall land
. arc pald by the developer or scller; and these develupment costs are summarized
. 2 for an industrial park land development such as the subject property, as follows: )
S UNDEVELCPED LAND  +  the following expenses: ~ ~ *. - A
L d - : - . - R
S it ] 1. Sanitary scwer trunkand laterale - - L. s T 7 L%
Sy o, 2. Storm sewer trunk and lateral. R A
A YT T 3. Water main trunk and lateral, R R
“x g3 4. Strects, curbs, gutters, andd:lcwlks ST e LT
e ’:'-_i:-__.: - S. Sirect Mltlngo T -'. . =,

Moy 6. Soll correction expense,
=T Lo- . 7. Real estate taxes over the development period on unsold land.

¢ T 8. Administrative costs. -
2= . 9. Legal costs, . - ‘
TR ) 10. BEngincering costs. T
Raires R 11. Contingcacies, bonds, permits, miscellaneous overhead costs. !
I . 12, Sales expense at 63 to 10 of retall price. .
A T .. L Ln
R 13. Devcloper's profit. s - )
Tty EQUALS The Developed Retafl Lapd Price S
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SO11, CORRIECTION ADJUSTMIENT .

101895

' The hereinafter submiticd summary of the preliminary solls investigation of the
' Republic Creosoting Company‘s St. Louls Park land reveals that, based on the
' twenty-three soil borings, an average of about 8 fect of fill & peat cxist over the !

entire trict and that according to our best opinion, the subsoil condition of the

- eraals
L

23 borings can be classificd as follows:

Very poor 4 Staticns - 17.39%,

" Poorz 7 Stations = 30.43%

Ei Fair * 2 Statlons - 8.70%

Bl Fair to Good 2 Swations = 8.70%

FIE Good 8 Stations - 34.78%
e Totals 23 Stations - 200.00% ,

\
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=

'
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In addition, a water problem exists over the entire tract of land but thexe could be &
storm scwer available to help alleviate this problem. The conclusions and
recommcendations of the Soil Engincering Services, Inc. report are hercinafter
reproduced in part, and submitted as a part of this appraisal and specifically mention
that special foundation procedures vould be necessary over approximately SO of
the tract, composex! of about 307; of the tract which would necwd piling of an average
depth or length of 31 fect to 32 fect; and 20% of the tract which would need an
excavation/backfill method of soil correction which {nvolves removing the poor soils
down to good soil, and rcplacing the excavation with good fill material probably -
obtained from outside of the subjcct property. The remaining 5S0% of the tract

has wet and somawhat variable soils which reportedly would support typical
industrial buildings but may restrict floor loading capacities to some extent,

‘Two examples of added development costs for the coxrrection of poor -son problems |
are hereinafier mentioned.

A,

Gerald Rauenhorst, an industrial park developer, reported in late 1965 that at -
his Normandale Industrial Park at the northeasterly corner of 1-¢494 and
Normandale Avenue = Highway #100, soil correction costs were needed for

the poor soil at that location. He rcported that piling cost and peat removal down
to 30 fcet to 33 fect for the foundation area was about §1.50 per sq.{t. of foundation
area; and that removal of peat, down to 10 fcct to 12 fcet depth, cost about $0,.50
per square foot of foundation arca; and that roads constructed over the pcat cost
about $132.50 per lineal foot. These costs arce for 1965 and probably would be as
much as 255 higher at the present time, to about $1.90 per sq.ft. for piling costs
and 624 ¢ per sq.fr. for peat removal cost. The fill costs would be an additional
cost and would dcpend upon how far away would be the source of -sand and gravel.

An office bullding located at 2915 Wayzata Boulevard at the southcastexly corner

of Xexrxes Avenuc South, was constructed on poor soil, The J-level office bullding
had a fourxiation arca of 4,000 squarc fect. Roportedly, about 86 wooden piles of
about 30-ft. lenath were installcd amd the extra piling and footing costs amounted

to about $8,000.00 at about $2.00 per sq.ft. of foundation arca, or cqual to $0.65
per square foat for this 12,320 sq.ft, site. This building was constructed in late
1967 and caxly 1968. .
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' soll Corrcetion Adjustment__ - Contimuod 401897

If a 1to3 ratio of greund floor bullding arca to land axca is assumed to be
represcemative of typical Industrial park developments as suggested by the
comparable market data hercinafter submmitted, one estimatlon of sofl corrcction

tosts for the subjoct tract reflecting the Soil Engincering Sexvices, Inc. xcport
is calculatcd as follows:

v 308 of the tract with piliny, strengthened floor slabs,
. and some soll removal & fill costs € $2.00 minimum per sq.fx.
x 333% of thc arca + no correction costs for 665% of the area

N . = 30% x $.663 per square fot

20.0¢/sq.ft.

Plus 20% of the tract with sofl removal & fill replaccment
- . . and strengthened floor slabs @ .
T 20% x ($1.00 per sq.ft. x 333% + 0 x 663%)

= 208 x $.33} per square foat

6.7¢/sq.fx.

e d fa

Plus SOR of the tract with only strengthened floor slabs @
S0% x (50.25 per sq.t. x 333% + O x 663%)

_ e . = S0% x $.083 per square fox -, - 4.2¢Isq.l;:.

Welghted Average Sofl Correction Costs for the Entire Tract = 30.9¢/5q.%.

. or about $13, 460.00 per Acre. ' Ce
1Y ' « ';: )
CONCLUSION - _SOIL CORRECTION ADJUSTMENT
- l :
Bascd primarily on the data submitted in this report and our other real estate
. experience, it Is our opinion that an approximate sojl correction adjustment for
] the subject tract of land is about $13, 000.00 per acre or about $0.30 per square foot
of net subject Jand arca applicable to the year 1972, with costs rising at about +10%
per year for soll correction costs. .
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